




AMENDED APPLICATION NO. 1 FOR REZONING 

 

Date:  April 14, 2023 

Property Address: 2424 Brambleton Avenue SW, Roanoke, VA 24015  

Tax Number:  1470301 

Applicant: Justin and Keri vanBlaricom 

       917 Carrington Avenue, SW 

       Roanoke, VA  24015-3817 

Existing Zoning:  ROS 

Proposed Zoning:  MXPUD 

 

Background: 

The applicants have entered into a contract with the City of Roanoke to purchase a 1.1 acre parcel of 

Fishburn Park that includes the former caretaker’s cottage with the intent to renovate the cottage and 

operate it as a coffee shop.  The sale is contingent on the property being rezoned to MXPUD zoning. 

 

Exhibits: 

 Exhibit One:  Amended Development Plan dated April 14, 2023 

 Exhibit Two:  Amended Survey of parcel to be rezoned dated April 14, 2023 

 

Proposed Improvements to the Property: 

Approval of this zoning amendment will allow the applicants to renovate the caretaker’s cottage into a 

coffee shop and community gathering place adjacent to the existing Fishburn Park property. The 1.1 acre 

parcel to be rezoned is not presently well-used by park patrons because the cottage is dangerously 

dilapidated, making it unsafe for public use. 

 

The cottage is a one-story wood-framed structure about 1000 sf in size. The circa 1850 original structure 

appears to have been added onto at least two times.  The cottage has been empty for nearly 25 years and 

is in a badly deteriorated condition.  Much of the foundation will need to be rebuilt due to insect damage 

and areas of the siding need replacement.  Sections of the porch and interior floors and will need to be 

reinforced or replaced due to rot. The chimneys need repair and a new electrical service is required. 

 

The new use as a coffee shop will require the building to be renovated to meet current building code 

standards while preserving its exterior appearance as much as possible.  A new commercial kitchen 

meeting Health Department standards will be installed.  The electrical and heating and air conditioning 

systems will be replaced.  New interior finishes and lighting to create a pleasant atmosphere for the 

customers will be installed.  Two new toilets will be added to comply with ADA accessibility requirements. 

 

For the building exterior and surrounding grounds, the applicants will add a new paved drive largely 

following the path of the existing overgrown gravel drive.  New customer parking spaces and spaces for 

food trucks will be added as well as a ramped sidewalk to provide handicapped access to the coffee shop.  

Electrical service will be provided to the food truck spaces to minimize the need for noisy generators.  The 

existing porch will be renovated and additional decks on several levels added to create spacious outdoor 

seating surrounding the cottage. The proposed improvements include one accessory building, 

approximately 12’ x 16’ in size, for storage and to support a future raised-bed community garden nearby. 

Appropriate screening, landscaping, and buffer yards will be provided in accordance with the City 

Ordinance standards (Sec. 36.2-642).  The applicants intend to keep the wooded areas of their parcel 

intact, except for the removal of any hazardous dead trees. 



 

This renovation is in line with the Grandin Court Neighborhood Plan’s (2005) initiative to retain its citizens 

and improve the livability of the neighborhood. Repurposing this existing building to a coffee shop brings 

vitality, safety, and an appropriate use to this beautiful historic hillside at the entrance of Fishburn Park. 

 

Adherence with MXPUD Design Objectives: 

The attached development plan illustrates the intended improvements to be made to the property.  The 

planned development meets the MXPUD design objectives listed in Sec.36.2-324 as follows: 

 

“(1) Promote efficient use of land and infrastructure through high quality urban design.” 

 The proposed project promotes efficient use of existing land and infrastructure by restoring a long-

vacant historic structure and converting it into a coffee shop that will enhance the user experience 

of the existing park. 

 

“(2) Promote a development pattern in harmony with existing development and the objectives of the City’s 

Comprehensive Plan.” 

 The proposed project will harmonize with the existing park by restoring functionality to a vacant 

existing structure in the park.  The proposed coffee shop will bring a new amenity to the park and 

expand the activities available to park and greenway users. A detailed listing of how It will support 

the objectives of the Comprehensive Plan is included below. 

 

“(3) Permit a compatible mix of commercial and residential uses.”   

 The proposed coffee shop will fit in with the existing park and residential uses in a similar way that 

the addition of the Green Goat restaurant has enhanced Wasena Park’s and the neighboring 

residential area. 

 

“(4) Provide safe, efficient access and traffic circulation.” 

 The proposed project will utilize the park’s existing commercial entrance and internal driveways 

rather than create a new commercial entrance.  The proposed project will not connect to the 

adjoining residential streets and create additional traffic. 

 

“(5) Create opportunities to use new technologies in managing the quantity and quality of stormwater.” 

Stormwater management strategies such as harvesting the roof’s rainwater runoff and permeable 

paving will be utilized to minimize he negative effects of stormwater runoff.  Low Impact 

Development design techniques will be utilized as they are feasible. 

 

“(6) Encourage the preservation of steep slopes, floodplains, historic structures and areas, and unique, 

natural, or geographic formations.” 

 The new driveway and parking spaces will follow the route of an existing gravel drive to minimize 

new grading.  The project area is well above the floodplain and will not impact it.  The historic 

caretaker’s cottage, which is badly deteriorated, will be renovated and preserved.  The existing 

trees on the site will not be negatively affected by the proposed project. 

 

Proffered Use Limitations: 

The applicants grew up in southwest Roanoke City and reside there with their three children.  As they value 

the concerns of the neighbors and the neighborhood association members, and desire to add value to the 

neighborhood culture that already exists, they voluntarily proffer to restrict the uses of the property to the 

MXPUD permitted uses listed below: 

 Office, general or professional 

 Community market 

 Bakery, confectionary, or similar food production 



 Retail 

 Club, lodge, civic, or social organization 

 Community center 

 Eating establishment abutting a residential district 

 Eating and drinking establishment abutting a residential district 

 Meeting hall 

 Artist studio 

 Community garden and accessory uses, not otherwise listed. 

 

Adherence with the Comprehensive Plan and the Grandin Court Neighborhood Plan: 

The proposed project supports the following City Plan 2040 recommendations: 

 Economic Development, Category 2: (page 25) 

o Using existing resources and networks to grow small businesses. 

o Investing in underutilized corridors and areas to create job training and employment 

opportunities close to or within our complete neighborhoods. 

 Harmony with Nature Priorities: (pages 61 and 63) 

o Policy 2:  Preserving and reusing a historic building also preserves and reuses the 

embodied energy of the building. 

o Policy 4:  Increasing opportunities for the community to interact with its natural 

surroundings improves mental health and wellbeing. 

 Livable Built Environment Priorities: (page 81) 

o Policy 1:  Create and maintain well-defined public spaces that provide places for people to 

interact face-to-face; encouraging activities that bring people together in neighborhood 

centers. 

o Policy 3:  Promote partnerships to assist in the development of park spaces. 

 Land Use Priorities: (page 113) 

o Policy 1:  Promote compatibility of different land uses through building design, building 

orientation, and thoughtful arrangement of accessory uses on the site. 

o Policy 2:  Encourage active, productive uses of land and preclude unproductive uses of 

land.   

 Urban Neighborhoods Character Districts: (page 143) 

o Shared open spaces such as parks and plazas are provided as extended living spaces for 

residents. 

o Well-designed historic buildings should be preserved and should be used to inform new 

development. 

 

The proposed project supports the following Grandin Court Neighborhood Plan Quality of Life 

recommendations: 

 Maintain and enhance the recreation, parks and open spaces. 

 Preserve wooded areas. 

 

In conclusion, we believe that our request for this zoning amendment is consistent with the land use 

patterns of the Grandin Court Neighborhood, directly improving the residential, village center, and open and 

wooded park spaces already in place and that our project will have a positive impact on the park and the 

surrounding neighborhood.  We respectfully request your support of our application. 

 

Justin vanBlaricom      

Keri vanBlaricom 
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